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Joel Blaine:
So once again, thanks for joining in.  This is the energy disclosure and leasing standards best practice presentation.  This presentation is part of the Portfolio Manager initiative, which is brought in part by the TAP Technical Assistance Program, the DOE’s Technical Assistance Program.  TAP supports the Energy Efficiency and Conservation Block Grant Program (EECBG) as well as the State Energy Program (SEP) by providing state, local and tribal officials the tools and resources needed to implement successful and sustainable clean energy programs.  If you have any questions about that, please feel free to call the number at the bottom of the screen or check out the Pollution Center.  Also in the Pollution Center is where you’ll find the Portfolio Manager initiative Web page which is a great resource for you.  Check out the upcoming Webinars and training available as well as previously recorded trainings and other helpful resources.

This program is brought to you in part by EPA, the IMT Institute for Market Transformation, and then we also have New York City on the line with us today as well.  The first part of the presentation is gonna be brought to you by Caroline Keicher who is from the Institute for Market Transformation, and I’ll let her introduce herself and her section of the presentation.  
Caroline Keicher:
Great, Joel.  Thanks so much.  So as Joel said my name is Caroline Keicher.  I work for IMT, the Institute for Market Transformation, and we are a small non-profit in DC that works primarily on energy efficiency and green building policy in a couple of areas.  Our main program area which I work on and I’m going to talk about today is our rating and disclosure program.  We also do some work in green leasing, which Adam Sledd, who also works with me, will be presenting later in the Webinar today.  We do some work on energy efficiency financing as well as energy codes and code compliance, so we’re sort of in a lot of places when it comes to energy efficiency, but we do focus predominantly on energy efficiency in the commercial sector.

So I’m going to provide – as I said, one of our main program areas is rating and disclosure.  We’ve worked with a lot of jurisdictions on the state and local level here in the U.S. to develop paths and implement rating and disclosure policies for the commercial building sector.  So I’m gonna talk a little bit about that today, giving a state, local and federal overview of these types of policies and where they’re in play.  And you know, we’re always interested in talking to other jurisdictions who are interested in these kinds of policies and I’m glad that – really glad that Hillary and Leslie are gonna be, as well as Adam obviously, but I’m really glad that there are so many good voices to talk about different aspects of these programs on the call today.

Next slide.  So just to give a little bit of background, rating and disclosure is already a pretty common occurrence in a lot of other countries in the world.  The European Parliament adopted the Energy Performance of Buildings Directive (EPBD) back in 2002, which basically required all EU member states to establish mandatory energy certification schemes for homes and buildings.  Now this has not been as successful or as transformative as they hoped.  They recently did a remake of it with some updates in an attempt to get more impact, but we’ve learned a lot from watching Europe try to do this and we’ve been able to take a lot of lessons out of what they did well and what they did not do so well as we worked to implement some of our policies in the U.S.

Australia has a really fantastic mandatory benchmarking certification scheme that’s had a lot of impact on their building performance.  They actually had to add an additional star to their starred rating program because so many of the buildings were exceeding the energy performance standards of their top-starred buildings.  And then recently China, Brazil – these places are also looking at policies similar to what we’re talking about.  So this is not a new idea, but it’s a little bit newer if you’re in the U.S.  Next slide.  

So here in the U.S., the idea of rating and disclosing the energy performance of buildings is taking some hold.  It’s taking – because we have 50 different states and every state kind of makes some decision on what it wants to do in this field, there’s a lot of different policies out there.  There’s a lot of different coverage in terms of these policies. So as you can see from this map, if you look at kind of the different colors, the green states are places where they require public buildings or government buildings to rate and disclose their energy performance.  Places that are purple or blue have some kind of residential disclosure, whether that’s through energy efficiency checklists or disclosure of utility bills or through some kind of home rating that’s disclosed.


The pink or red places, and that’s what we’re gonna be talking about mostly today, Washington State, California, San Francisco, Seattle, New York City, Washington D.C. and Austin, Texas all have, on the books, commercial rating and disclosure policies for the private sector that impact existing buildings and require some form of market disclosure of those energy ratings, so that’s kind of the main thing we’re talking about.  And then if you look at the yellow places, those are areas where a bill or a policy like this is under discussion or consideration or under development, so they’re places we’ve been talking to as well to give you kind of a broad look at what’s going on in the U.S.  Next slide.

So here in the U.S., as I said, there are these seven jurisdictions that have implemented rating and disclosure policies, put them on the books and are requiring buildings to rate and disclose their energy performance.  This is – these are hugely transformative policies and they’re going to impact an enormous amount of buildings and square footage.  You can see from these two pie charts that square footage-wise – and New York City is gonna be the biggest, we’re seeing these policies impacting over 4 billion square feet in the U.S. and some of the largest real estate markets in the country, and if you look at number of buildings, it’s somewhere around 60,000 buildings that are gonna be impacted.  So even in just the seven places this has been implemented so far in the U.S., these are pretty transformative policies.

Something to mention and sort of the connection here with Energy Star Portfolio Manager is that every single one of these policies leverages the Energy Star Portfolio Manager tool, so they required commercial buildings to use Energy Star Portfolio Manager tool which is simple, cost effective and free, and something that the real estate industry has already been using voluntarily for many, many years, using that tool to create energy performance rating or metric and disclose that to the market.  As I said, it’s a mixed bag in terms of policy implementation and structure.  They’re very different in different places, but as we’re seeing continued interest in cities and states to implement some of these policies, we’re seeing this mainly for the main – the main reason being as cities and states look for ways to save energy, they’re seeing that buildings are a huge part of that and a huge place where they can save energy, especially existing buildings.

By using a rating disclosure program you’re actually getting an energy savings of existing buildings which is the biggest chunk instead of just new construction with code or some other kind of policy that targets new buildings instead of existing.  So these policies are also gaining popularity as they don’t require funding; they don’t require incentives or big grants to run, the pretty much pay for themselves.  So anyway, that’s just sort of an overview there.  Next slide.  So again, as we talk about – these are very different policies in different places.  The square footage of – the minimum square footage that’s impacted is different.  The District of Columbia, New York City and San Francisco all require disclosure on a public Web site, so once buildings get their energy rating and disclose it to the government, it has to be made public on a public Web site, but in Austin, California, Seattle and Washington State it’s a transactional disclosure, so energy rating happens at the building level and then it’s disclosed at the time of transaction to potential leasers, buyers and financers.


So in both cases it’s disclosed, but in one it’s more of a public all-around disclosure and the other it’s just transactional, but again there’s a whole slew of options when designing one of these policies.  Next slide, please.  And one of the benefits that we are seeing right now is that these policies are spurring job creation for energy services companies, for retrofit companies, for companies that actually come in and do the rating and disclosure.  It’s not something necessarily that was anticipated, but we have seen a ton of ramp-ups for these especially smaller service companies that are able to staff up and provide services to building owners and who are able to, once a building owner is aware of their energy performance, they’re more likely to look for energy service providers and to look for options to retrofit.  

So obviously that’s been a really big benefit in states and cities that want to create jobs but don’t have a huge budget to do so.  This is a great organic policy to do that.  Next slide.  And just a quick overview on sort of the federal landscape for rating and disclosure, so DOE has been working on the National Building Rating Program, and obviously has been working with the ARRA grantees.  EPA and DOE together have been running the Energy Star Portfolio Manager.  EPA offers a lot of really amazing support for jurisdictions that want to use this tool for policy.  The Administration – the Obama Administration – has been working on the Better Buildings Initiative, so they’ve come to realize the importance of dealing with efficiency in existing buildings and have launched the Better Buildings Initiative to try to get out and support some of these ideas on a larger level, and then the GSA, the General Service Administration, has just published federal green leasing requirements and I think Adam’s going to be talking about that a little bit more.


On a national landscape level, I think that there’s a lot of differentiation in policies and we’d like to see a little bit more standardization moving forward as it’s become a policy that more and more places adopt.  IMT convened cities and states in 2010 to discuss various policies and implementation challenges and published our first report in a series, Building Energy Transparency, which offers a really good roadmap for jurisdictions looking to implement rating and disclosure policies.  There are also some other resources I wanted to point you to.  We worked with CB Richard Ellis to create a guide for implementation for state and local energy performance regulations for building owners that have to comply with these regulations, and we have a larger ____ on ratings in general called BuildingRating.org which is a project that we did with the Natural Resources Defense Council, so a lot of these are good resources for people who want more information.  Next slide.

So that’s all that I have today.  Please, please feel free to get in touch with me if you have any questions or want to find out more about rating and disclosure policies and how one might be applied in your jurisdiction, if that’s something that interests you.  We are definitely here to help and here to give as much as folks are looking for, so thanks so much.
Joel Blaine:
Thanks, Caroline.  Up next we have Leslie Cook from the EPA and I’ll hand it over to her to introduce herself and her section.

Leslie Cook:
Thanks, Joel and thanks, Caroline for that great set up and introduction to benchmarking the disclosure policy.  I’m excited to be on today and as you can see on my slide here, my name’s Leslie Cook and at EPA here in D.C.  I work with the Energy Star Commercial Buildings Program and within that program I spend a lot of my time working with state and local governments, so I’ve had the pleasure of working with ____________ to integrate the use of Energy Star tools like Portfolio Manager into their programs for their own buildings or as they’re promoting efficiencies in other jurisdictions.  Likewise, I’ve spent some time with policymakers like Hilary Beber, which we have on today and others that are integrating Portfolio Manager into these Energy Star – or into these benchmarking and disclosure policies.

So to follow up, fairly briefly to Caroline’s introduction, I wanted to go through some of the specific points about how the use of Portfolio Manager can fit into your disclosure goal, both for the public buildings, if you’re looking to communicate your efficiencies performance results or if you’re also looking to integrate commercial building owners from the private sector as well.  So we can go on to the next slide, Joel.  I think Caroline covered this fairly well, but from the EPA’s perspective, we have seen in this country that state and local benchmarking and disclosure policies are on the rise.  I think New York City was a major leader in this arena with the launch of their Greener, Greater Buildings Program.

Just to reinforce what Caroline covered for the purpose of these laws is to increase the transparency of building performance for better-informed markets.  So really the goal here is better information on our existing commercial buildings, both for public buildings and private buildings, equals a more informed market so that better decisions can be made with running and operating and investing in your own buildings, and also in the private sector if you’re looking to engage them as well.  Of course incentivizing the improvements and then growing a clean energy market, it has been very exciting to see those results coming out of New York City with the firms growing their businesses to help their clients implement those policies.  And like Caroline said, all of these jurisdictions are currently using our EPA Portfolio Manager tool.  Next slide, please.

The overview – I know many of you have been following along with the DOE TAP curriculum which was fantastic.  If this is your first session on Portfolio Manager, I just want to insert this overview slide on the functionality and specific to the disclosure policies, Portfolio Manager growing up all of these features that you see on your slide here really has, I think, given the market a tool to help facilitate a policy that not only informs you on energy performance, but as well as carbon emissions that are associated with your energy use in your buildings.  Some laws are, like in New York City and here in Washington D.C., are asking that building owners benchmark and disclose their water use alongside their energy use.  So I think all of the features you see on the screen here have been leading policy makers to choose a tool like Portfolio Manager to get all of these metrics in one place.  Next slide, please.

I think the 2012 bar that we are going to show for updated graphs once it kind of comes through the next year or so when these policies are adopted, and as we’re seeing growth in just the overall Energy Star tool use through programs like the EECBG Grant Program and just the continued use of private sector organizations benchmarking voluntarily as part of their business practices, we’ve seen a really, really tremendous growth in the use of the tool which we’re very excited about.  We’re continuing to support the development of new training resources and making sure that the system is backed up and able to accommodate for this increased capacity that we are really looking to see continue to grow throughout the next few years.  Next slide, please.

So what we’re hearing from policy makers when they’re looking to implement a disclosure policy either for their own buildings to show the community how the buildings are doing and how effective their efficiency programs are at work to move the market in the commercial private sector, they’re looking for one consistent tool that provides a platform for all buildings to be benchmarked, to get consistent metrics like total annual energy use, whether normalized energy use per square foot.  Many of the buildings can also receive a 1 to 100 performance score that is relative to their peers.  There are loads and loads of energy, water, greenhouse gas emissions performance metrics that is good to have in one place.  It is helpful that the tool is offered free of charge for any organization and that EPA provides training support for all the users that jurisdictions can build into their outreach.  

They’re looking to deliver whole building energy performance metrics to the market and that’s what you’re getting out of Portfolio Manager and as Caroline mentioned, it is helpful if you’re looking to get into this type of policy that a tool has chosen, that is something that the industry has been used to using and as you saw from that growth chart, this is an industry-standard tool that the commercial real estate market and other sectors are used to in their own energy management practices, so that’s another benefit to you.  Next slide, please.  I should mention, too, that that last bullet was important, that we have an enhancement tool to support these types of policies so that we have included some enhanced reporting features that allow for electronic submission of benchmarking results, let’s say from all of the commercial building owners in your jurisdiction that need to report to you as the city or county.  
There are features in Portfolio Manager that facilitate that transaction in an electronic way so the building owner is sending the city or state or county their benchmarking results, so that EPA’s not releasing anyone’s data, it’s the building owner sending it to you using Portfolio Manager.  That’s one thing I wanted to note about the tool specifically, because we have put in the time and resources to make sure the tool works in that way.  Okay, Joel, next slide.  And just a couple of quick examples of some of our very active Energy Star partners that have actually been leaders in energy disclosure for their own buildings.  If that’s something you’re considering, looking at benchmarking your own building and disclosing those performance results, before you begin to engage the private sector, either way I did want to show these real examples.  

This is Arlington County’s energy report card and they’ve got a whole collection of benchmarking results up on their Web site and you can go and click and look at them more after the presentation here, but just a great representation to show using data you can very easily and visibly show that these buildings are – most of them are improving in their performance over time and this is a good way for Arlington County to show their peers, their staff, their community members that their efficiency program has shown results.  It’s also great to increase and maintain the support of your efficiency programs.  My second example I wanted to show here is from a school district.  I know many of you are actively engaged with your area school districts.  

Gresham-Barlow is a district out in Oregon and they have, over a few years, actually been not only disclosing their energy performance results – you can see the scores they’re getting for a collection of their schools – but they also translate their energy savings that they are tracking in Portfolio Manager on the cost side.  They’re translating that into how many teachers’ jobs those savings would have funded, so I just wanted to show an example of some creative disclosure for an organization’s own buildings and the powerful messaging that you can deliver through disclosure once you’ve got the data to work with.  Okay, next slide.

So finally I just wanted to wrap up my part of the talk with a note that EPA is here to assist any jurisdictions that are looking to integrate Portfolio Manager into voluntary or more mandatory policies and I did mention we’ve got training support that we think is easily folded into your own local outreach efforts.  We’ve got resources to help you engage with your utility providers because they provide a very key service and that is the data that supports benchmarking activities and we do work with utility providers on how to help them remove some barriers to data access and we also have a great partnership program for your energy service providers, so that can help facilitate that growth in your local job market.  They can join with Energy Star partners just like building owners can.  

So that’s, I think, my last slide. I have another one with my contact information is the next slide if you have any questions about EPA Portfolio Manager resources that may help you with your policy implementation.

Joel Blaine:
Great.  Thanks a lot, Leslie, and I’ll just, so everyone knows, we will be hosting this presentation on the Portfolio Manager initiative Web page as a part of the Solution Center.  I know we’ve gone through some of the contacts pretty quickly, so if you want to go back and find those contacts information, I will have that posted online.  Up next we have Adam Sledd from Institute for Market Transformation, and just like everyone else, all turn it over to him for introductions and his portions of the presentation.  Thanks.
Adam Sledd:
Thanks, Joel.  This is Adam Sledd, and I’m gonna lead you just quickly through an overview of what green leasing is and how it’s being used in the public sector.  Joel, if you want to go to the next slide there.  So green leasing is – the concept is really just – it’s different from a normal lease because in a typical commercial lease you have either no language about energy and sustainability or you have what we call the split incentive problem where an improvement that’s made – the party that benefits is not necessarily the party that pays.  So green leasing is really just a concept of changing some of the language in a lease so that you align the incentives and both parties are paying for or benefitting from energy efficiency improvements.  So we can move ahead, please.


So there’s sort of three general types of leases, and in government you see all different types are used.  The federal government tends to use the full service, gross lease form where it’s just one rent and all utilities and everything else are rolled into one number and that’s what gets paid.  And that’s also, you see that in offices more than retail.  The second type is sort of a modified gross or net where certain things may be covered, certain things aren’t or it’s one number but the operating expenses are based on something called a expense stop or base year provision and so operating expenses are set after the first year and then after that the tenant would only pay increases, and again you see this sometimes in retail, sometimes in office.  There are some governments that do this kind of – this is, I think, a lot more common for governments where maybe they pay electric bill but not property tax; something like that.


Then the third major kind is triple net where the landlord passes through pretty much everything to the tenants, and this is almost entirely retail.  You don’t see this a whole lot outside retail where everything is very clearly passed through.  So we do see with government, it’s typically they’re a full-service kind of thing or they’re responsible on some level for their utilities, but it might not be the agency that’s in the building that actually pays the utility bills so their may still be some difference between who the tenant who signs the lease is and who the occupants are.  Can we go to the next slide, please?

So when you do a green lease to try and align this language, the kind of things that you’re putting in there – it can cover pretty much anything that goes into a normal lease.  The reason we’re talking about this is because for the public sector, there’s really two things the public sector can do here.  This is generally seen as generally a private sector issue, but if you’re a city or a state that uses a lot of space, you can change your leases or you can do what New York City did and sort of help convene people to come up with a private sector answer, and I think San Francisco also did that in a recent tool kit.  But you can see some of what goes into a green lease.

You make changes – you’re just – you’re codifying how the building will be run, so you can put into the lease something that says all maintenance and repairs will be done according to a certain standard, you know, green cleaning, daytime janitorial service, stuff like that.  You want to do assignment cost and benefits.  I guess we’ll learn a little bit more about what New York did with their pass-through clause, but it’s about if the landlord wants to do something with the HCAV system, create a more efficient HVAC system, how is that cost going to be passed through depending on who’s gonna benefit.  So if the tenant is paying their own utility bills and they’re gonna benefit from the savings, then you want to make it more equitable so that the landlord has an incentive to do that.

And then thirdly and very important is you get energy and data issues, and one of the reasons that IMT got involved in this is that often tenants have no idea what the energy consumption of the building they’re in is, and rating and disclosure policy is a great way to address that, but you can also address that in the lease by asking the landlord to use Portfolio Manager to benchmark that consumption and share it with the tenants.  That’s something that we – this gets brought up all the time in all the major stakeholder groups, the brokers, landlords, tenants, lawyers.  Just knowing what the consumption is in the building makes a huge difference for tenants and also goes both ways where there’s sometimes in a triple-net situation where the tenant knows what they’re energy consumption is but the landlord has no idea.  So it’s a big issue and Portfolio Manager is a great way to benchmark that and you can just put that right there.  Next slide, please.


So if you wonder still why we would do this, it’s the split-incentive issue.  There’s nothing about sustainability issues, so if you’re a local government using a space and you sort of internal sustainability goals, that’s great.  I see this all the time, where someone has a company or an agency has an internal sustainability goal but they don’t put it into their lease and then they find themselves leasing space in a building that is an energy hog and there’s very little that they can do about it because they didn’t put anything in their lease that reflects their own sustainability goals.  So we see things like GSA just doing a lot with requiring that they go into the Energy Star new construction _____, so that’s gotta get put into the lease.

In places that have this rating and disclosure policy where it has to be reported, you want to put something in the lease about sharing data, so it’s really important going forward, especially as we see more policy – just doing this lays the groundwork for energy efficiency.  Next slide, please.  The big obstacles we see in the marketplace, and this is generally private sector stuff, but I guess that it still works.  Not every group understands the goals here, so if you’re a local government going in as a tenant, you guys might know a lot about sustainability issues and what’s important to you, but if you go through a broker they might not understand it and your landlord might not understand it.  When all the different groups aren’t on the same page, then people they feel uncomfortable and leasing is really about everybody being on the same page.  

So we also see a lot of if you’re the sustainability manager for your jurisdiction, you’ve got to be able to reach out to the real estate group of people, but I said it before – I see it all the time, people with internal sustainability goals but it doesn’t filter down to the leasing folks and so you wind up leasing buildings that directly contradict your organizational principals.  And then thirdly, what we also see a lot is you go through the whole process, get all the – you know, your reporting stuff in there and we’re gonna benchmark and we’re gonna do this and then it gets to the lawyers and the lawyers just say I don’t know how to enforce this so we’re gonna pull out.  And at that point, it really takes somebody stepping in and just saying this is important, we want it in the lease.

So let me move on.  I’ve talked a little bit about what’s been done in the public sector.  We’ve been working with GSA a little bit as they keep updating their leasing documents, but they’re really going out trying to do this, so they, generally speaking, will only – if it’s at least higher – greater – than 10,000 square feet, which is – they lease 190 million square feet.  So anything greater than 10,000 square feet has to be Energy Star labeled.  There are a couple of exclusions, but those pretty much need to – if it’s not currently an Energy Star label, it needs to be Energy Star labeled within 18 months of moving in.  But this is – in the D.C. market, this has a huge affect on the private sector and people want to be leasing to the federal government, so they’re going in and doing what it takes to get up to speed.  When we talk to private sector real estate people around town, they’re talking about the GSA.  So as far as the federal government goes, this is definitely having an impact.  Next slide, please.  

So Washington State has a similar requirement for the state.  I don’t know as much about this, but as you can see it’s pretty similar.  Obviously there’s less space from a state perspective than there would be in the federal government, but you’re still making a difference, you’re still setting a good example for the private sector and you’re still helping move the market.  So then the next slide, this would be about New York which you’ll hear more about in a minute, but this one – to me this one is interesting because there’s a different version.  Rather than just using the Energy Star part, they also really focus on passing through savings to really spur retrofit.  So we’ll hear more about it, but it’s an interesting way to go and it’s doing what I think the idea behind green leasing is in general which is trying to get better data – everybody involved – and trying to really make it so that both tenants and landlords have an incentive to get more energy efficient in their buildings, because right now this is a big barrier.

So yeah, if you want to learn more you can go to our Web page – the Green Leasing Web page.  We have links to all this stuff.  We have links to the New York clause.  I think we also have links to GSA’s leasing documents, just to give you some ideas.  There’s a lot of different versions out there and they’re all good in their own way and they all will give you some different ideas.  The NRDC form that’s sort of related to the New York one is a great set of just sort of guiding principals, and it’s really focused on just aligning who pays for energy improvements and then sharing the data and benchmarking the building.  So that’s just sort of a general overview.  I think I might have one more slide.  I don’t know.  There you go.  You can contact me if you want.

Joel Blaine:
Great.  Thanks, Adam, for that.  That’s really helpful.  Again, _____ can get in touch with Adam, you can feel free to access it on our Portfolio Manager initiative Web page.  All right, next up we have Hilary Beber from New York City and Hilary, I’ll let you introduce yourself and your portion as well.  Thanks.

Hilary Beber:
Sure, thanks Joel.  So as Joel said, I’m Hilary Beber and I’m with the New York City Mayor’s Office of Long-Term Planning and Sustainability.  You already heard a lot from Caroline and Leslie and Adam about all the value in terms of benchmarking, but I wanted to give you a little bit of background to show you how New York City ended up passing the benchmarking requirement as a law, so if you head on to the next slide.  In 2007, New York City released our long-term plan for sustainability called PLANYC which was the cover on the previous slide, and this sustainability plan has 10 major goals with over 130 initiatives looking at many different areas of sustainability in terms of cleaning up our air, reducing our energy consumption, cleaning up our waterways, but it has the underlying goal of a 30 percent reduction in greenhouse gasses by the year 2030.

When we did our initial greenhouse gas inventory back in 2006 to see the distribution of where our greenhouse gasses were actually coming from, we found that a majority were actually from our existing buildings.  In fact it was close to 80 percent of our emissions which is almost twice the national average.  So we realize that in order to actually reach our goal of a 30 percent reduction, we would have to put most of our effort or have a big portion of our target on the making our existing buildings more efficient, and that’s what you can see this graph is showing you.  The large blue wedge on top is the amount of reduction that we need to achieve from creating more efficient buildings to really get to that goal of the 30 percent reduction in greenhouse gasses.  Would you click on to the next slide?


That’s just highlighting the efficient buildings and their importance, which is really interesting because compared to the rest of the country, transportation really is where you’ll see a lot of savings, but here in New York we have mass transit public transportation and we work and live in our buildings that we’re walking to and from, so it’s really where more of our – most of our energy is concentrated.  So to get to that we spent over a year and a half developing policies around existing buildings that have been coined as our Greener, Greater Buildings Plan.  The Greener, Greater Buildings Plan is a package of four laws really looking at our existing building sector and they each pack different pieces in terms of getting at market transparency to really understand how buildings are using energy, and then following up on that with improvements to make our buildings more efficient, and that’s where the energy code and the lighting and audit and retro-commissioning come in.


But today we’re just gonna focus on benchmarking which is really the first step to how we see it in terms of energy efficiency policy, so you can go on to the next slide.  So what is benchmarking?  So both Caroline and Leslie did explain to it – explain it in their presentations, and here in New York the reason we decided that benchmarking was essential in terms of our plan moving forward was to really create market transparency because here, not only did the building owners, the engineers and the building operators that were working in our buildings really don’t have a good sense of how much energy their buildings are using, and these are buildings over a billion square feet that have tremendous energy bills.  It’s quite astonishing to know how little people actually understand that in terms of efficiency.  This is really the first step to start to raise the awareness.


So we passed a law that requires all buildings over 50,000 square feet to annually benchmark their energy and water use once a year.  The reason we chose the 50,0000 square foot cutoff was for a couple of reasons.  Here in New York, in the five boroughs, we have a little over a million buildings.  We knew this wasn’t going to be something that we could really tackle with a million buildings, so we actually did the math to get the square footage of the different buildings and found that for buildings over 50,000 square feet, they actually made up about half the square footage here in the city, but it was only about two percent of our buildings – about 26 – it comes out to now about 22 or 23,000 of our buildings.  So we could reach half the square footage with just a small amount of the one million buildings.

Another thing we found when talking with the building community that in these large buildings they typically had energy mangers or someone assigned to operations or they had property managers that took care of the energy bills, so there was someone that was actually in charge of a task related to the energy management.  So we started with these large buildings and actually prior to that, the first requirement was for city government buildings back in 2010.  They were required to benchmark – have a lower standard for city government buildings 10,000 square feet and they benchmarked the first year in 2010.  For these large buildings over 50,000 square feet, their first deadline was May 1 of this year.  However, because it was the first year the city gave a grace period of three months and they had until August 1 to benchmark.  By the August 1 deadline we had close to 57 percent compliance of these large buildings and we’re actually working with the remainder of buildings that didn’t get it in by August 1 to get their benchmarking in by the end of the year, so we’re hoping to see an even higher amount of compliance for the first year’s benchmarking. 
 It’s been an interesting process.  A lot of buildings – a lot of our commercial buildings, the Class A office buildings, had been benchmarking already, but this is new to the residential sector and two-thirds of these buildings were multifamily buildings, so this is a new process for them and they needed to become familiar with the tools, so we provided a couple of resources to assist the building community with benchmarking for this first year working with the EPA and the Association of Energy Affordability, we created a three-hour training to have for buildings owners, managers built in to learn how to use Portfolio Manager and to also learn about the different pieces of New York City’s law for compliance. We had about, I think, a little over 200 people go through that training and they found it extremely valuable. 

Another thing we set up was the benchmarking help center hotline for building owners to call in to ask questions if they had trouble with portfolio manager or they needed help setting up an account, they could call into this hotline and actually we’ve seen record numbers of calls in the past month or so with buildings trying to – the buildings that didn’t submit are trying to get in before the end of the year, which has been pretty exciting.  So that’s the actual benchmarking piece.  The next piece of making this information transparent – that’s my contact information.  I have more slides than this, but this is the public disclosure piece about sharing the information.  So we like to lead by example and city government should always go first to test the waters, so this year we made the information that was benchmarked last year for city government public.  

It went on our public Finance Department Web site and it lists the energy utilization index for all the buildings that were benchmarked, a rating, hopefully, if a manager rating was available, the CO2 and we’re hoping – we should be releasing our report on the government buildings that were benchmarked any day now.  It’s ready to go, so that’s something that will be a valuable piece of information in terms of the information that’s received from the benchmarking process.  We’re using the benchmarking information to prioritize buildings that are going to be receiving energy audits and retrofit, so the benchmarking helps create that order – the energy highs and lows for the buildings moved up the chain in terms of buildings that are gonna be worked on first.


In terms of disclosure for the private sector, we’re gonna begin starting next year for this year’s data for non-residential buildings, the commercial sector.  Their information will be made public in 2012, and then we gave the residential buildings an extra year and theirs will be disclosed in 2013 because the practice of benchmarking is newer to the residential sector, so giving them an extra year to improve their scores and get used to reporting.  That’s our benchmarking law in a nutshell.  I don’t have any slides on the energy ____ lease, but I will talk to it given the background of Adam’s presentation.  So our, the work that we did in New York was actually a result of the greener, greater buildings plan.  One of the laws that I didn’t discuss today was our requirement for energy audits and retrocommissioning to do an energy audit and retrocommissioning once every 10 years for the same group of large buildings.

When that law was actually originally introduced it was an energy audit threshold commissioning and retrofit bill.  The original ____ - the items that were originally identified in the energy audit to have a five-year or less payback, those retrofits would then be required to be implemented.  However, we came across an issue when we were meeting with different stakeholders that it wasn’t as simple as that in terms of who owns the different systems and who pays the energy bills.  Just like Adam said, the split incentive was a big problem because the building owners might own the energy equipment, but the tenants might be paying the energy bills.  So in terms of legislation, we couldn’t find a clean way to require one person to pay for the upgrade while the other person would be receiving the savings.

So that piece of legislation was removed and we went forward with an energy audit retro commissioning piece, but to really get to the heart of the split incentive, the mayor’s office convened a working group to help develop this energy-aligned lease language and we, with the help of a seasoned real estate attorney who had been the head of the loss board and had a lot of experience working with real estate here in New York, we came up with lease language to help mitigate the issue of the split incentive, really making the savings shared between both the owner and the tenants regardless of who was paying the energy bills.  That way, someone wouldn’t be investing and the other receiving the savings, it was a shared benefit.

What we did was we developed actual language to insert into the lease so it’s not an entire green lease, it’s just a few clauses to align the energy investments and we are now using this clause in all city leases like the GSA has these requirements that New York City also is a big tenant and we’re using this language and we have a couple of big tenants in the private sector that are voluntarily moving towards this language as well.  So I can speak more to that if there’s specific questions, but overall that’s the work that we’ve been doing.
Joel Blaine:
Thanks, Hilary, we appreciate it.  We may have a few minutes at the end for some questions.  If anyone in the audience has a question and you want to type it into the question box on the right, we can try to address some of those here at the end of the presentation, so thanks again, Hilary, for that.  Okay I just wanted to highlight a couple of upcoming DOE resources available on the topic.  The SEE Action is developing a model policy and guidance based on what others have done.  This is a collaboration between IMT, DOE and EPA as a part of the working group for that process.  And I believe the model policy will have actual language included in the tool that could be used and replicated for future use.

Also coming up is the DOE Building Technologies Program (BTP), is developing a tool that can be used to manage data and results for benchmarking and disclosure ordinances that are collected in Portfolio Manager.  This would be a tool for you to download the data from Portfolio Manager into an easily manipulated and easily duplicated tool to present the information you collect as a result of any ordinances you may have enacted, and those are both expected to come out pretty soon.  I don’t know the exact date, sometime at the beginning of this upcoming year they will have those completed.  In the meantime, if you want to check out the link below for the SEE Action, it’s a great place to see what that working group is putting together and that’s where these future tools and policies will be hosted.

And now we have a poll for you here at the end.  If you want to just take a couple minutes to type in the answer to this question, we’d really appreciate it.  This will help us really to target what topics will benefit you most in the future.  We do have another Webinar coming up in December that’s aimed at policy and implementing policy for disclosure.  I can get into a little more detail about that process and I think we can take a couple minutes if the presenters are able to, to field some questions from the audience.  I don’t know if we’ve had any typed in so far.  Okay, it looks like we have a couple here.  So we have the question, “Any EPA Energy Star green benchmarking tools in development?”  

Leslie Cook:
I guess that can go to me first?  

Joel Blaine:
I think that would probably be good, yeah.

Leslie Cook:
The question is to the EPA, do we have any green community benchmarking tools in place or planned.  Sure, sure.  I think if you’re thinking about a program like USGBC’s ____ for community development or neighborhood development, I would say we don’t have anything to that level in development given that we are very focused on facility-by-facility performance, but there’s many, many applications and examples of communities using Portfolio Manager as the platform for community-wide sustainability projects or programs and we do want to continue supporting those as they continue to grow.  

These are things like the Chicago Green Business Challenge or Denver Water Campaign, the Louisville Kilowatt Crackdown and various other community-wide projects where if you’re looking for the platform to track and manage energy use at your initiative level, we’ve got data sharing features in Portfolio Manager so everyone can either share their results with you so that you can award recognition or they can also link their Portfolio Manager account directly to yours with their master account feature.  So I would say that if you’re looking to use it on a community level you certainly can as is with all of our data-sharing features.

Joel Blaine:
Great.  Thanks, Leslie.  Another question is any special considerations for green leases in a R.E.I.T. structure – R.E.I.T. structure?  I think that’s directed at Adam.

Adam Sledd:
Consideration for leases in a R.E.I.T structure?

Joel Blaine:
Yes, any special considerations for green lease in a R.E.I.T structure.

Adam Sledd:
No, I know what a R.E.I.T is, I mean R.E.I.T.’s are the ones that are adopting this, if that’s what you mean.  In the private sector, it tends to be R.E.I.T.’s who are really innovating this stuff and pushing it forward, so like in New York and D.C. there’s Coronado, they do a lot.  I guess _____ isn’t necessarily a R.E.I.T, but they’re really way far pushing this stuff.  So we see it in – in the private sector we’re seeing it in offices and R.E.I.T.’s are able to do a lot of it because they have a huge portfolio.  So if a R.E.I.T. just sort of adopts a handful of these clauses – like if they’re not already benchmarking their buildings with Portfolio Manager, if they decide we’re gonna do that, we’re gonna share data, we’re gonna use that New York 80 percent pass-through rule and one or two other kind of common things, a single R.E.I.T. can – they can adopt that stuff and you’re talking about 50 million square feet of office, so hopefully that’s what you mean but they’re the ones who are really pushing it private-sector-wise.
Joel Blaine:
Great.  Thanks, Adam.  Here’s another question, “As in six sigma, every program requires a champion for ownership.  In the state of New York, who is the personal office that champions these policy initiatives?”

Hilary Beber:
These policies actually aren’t for the state of New York, they’re only for New York City.  That makes up a large portion of our state.  It was actually an interesting partnership that developed.  Not only was the mayor’s office behind it, but we had the support of city council as well.  The entire package was introduced by the speaker of our city council, Christine Quinn, and Mayor Bloomberg, so it was a joint effort in terms of local government, but we also, in terms of the laws, spent a significant amount of time working with the real estate industry – so the big owners and landlords here in the state, the property managers, many of the engineering firms, the unions had a seat at the table.  So they really weren’t developed in isolation, specifically at the mayor’s office, it was really both the government and the real estate stakeholders as well.

Joel Blaine:
Great.  Thanks.  Okay, this one’s for Adam, “Is there any connection between green leasing and U.S. HUD sustainable development initiatives?”

Adam Sledd:
Oh, that I do not know.  It’s not – we’ve talked a little bit about getting green leasing in residential, so I guess what you’d be talking about with HUD, and I think we do know a couple companies that do multifamily and have some stuff in there.  But right now I’d say 80 to 90 percent of green leasing stuff that’s going on is office related, and I’m including government in that because most government leases are gonna be offices.  I think it’s really interesting looking at it from a multifamily perspective because you still have the sort of occupant behavior issues and you could do – in a commercial building, somewhere in the lease there’s typically an exhibit that’s sort of like rules and regulations of the building and you have that same sort of thing in a multifamily building, so you can do some stuff there, but I don’t know about it more than that in a HUD context.
Leslie Cook:
If I could just add one note on that.  In general I think this is a good chance for us to reinforce that Portfolio Manager can be used to track and assess the performance of multifamily buildings like we heard today and we have been working with HUD more and more, and one specific program I’m aware of is that HUD has been using Portfolio Manager as a tool to track retrofit results and I think it is a very ripe market and Portfolio Manager will be a great tool to integrate into any sort of green energy-efficient lease structure.  I think that was a great question.

Joel Blaine:
Great.  Thanks, Leslie, for that addition.  Okay Hilary, “Are the New York City lease clauses available?”
Hilary Beber:
Yes.  I don’t think my slide had this, but all the information related to the Greener, Greater Buildings plan can be found at www.nyc.gov/ggbp, which stands for Greener, Greater Buildings plan.  You’ll find out about the laws and also at the bottom of the page it has information about the lease language.  Is has an explanation of how the lease works and then the actual clauses that people can use to put onto their leases.  We also have an interactive financial model that shows how the lease language affects the paybacks for both the owners and the tenants based on the energy savings from installing the energy upgrades.  So again that was nyc.gov/ggbp.  
Joel Blaine:
Great. Thanks.  Okay, for Leslie, “How will the increased Portfolio Managed measure usage impact database greater number of facility types with ratings more current database updated from 2003 CBECS.”  I’ll read that again.  “How will the increased Portfolio Manager usage impact database greater number of facility types with ratings benchmark more current database updated from 2003 CBECS.”  I’m having a hard time understanding the question there.
Leslie Cook:
Yeah, you know there may be two questions wrapped up in that, so I’ll try to quickly touch on both and they can follow up with me if I don’t get it right.  On the capacity issue, we are currently – well, we have expanded the capacity of our ability to support the increased use of Portfolio Manager and we’re planning for the future given as of August 1 New York City was bringing in – or was working to bring in 26,000 buildings just from that one policy.  So no, we’re looking at a lot of increase and we’re planning and investing in that.

The reference to the 2003 CBECS data gets into the weeds of the rating system of it, but I am happy to address that.  The 1 to 100 performance score that we touched on today, which is one of many performance metrics you get from Portfolio Manager, many of those building types that we provide a score for are being compared to the CBECS commercial building energy consumption survey that the Department of Energy has historically conducted every four years.  Many of you may have been aware recently that there is some questions about DOE’s plans to continue or be able to fund that survey.  I don’t want to speak for them, but I do want to, I guess, highlight that we are planning and working now as we have been for the past few months since ____ came out to look at how we will continue and we are committed to continue to offer 1 to 100 performance ratings and we hope that the CBECS survey is able to continue.

We’re looking at other alternatives and about five of the ratings that we provide, such as the hospitality score and data centers, those were created with industry partnerships where the industry actually did their own data collection in a standardized way, so there’s other alternatives out there.  We voice our support for CBECS, of course, but we’re very committed to continuing the ability to offer those, of course.

Joel Blaine:
Great.  Thanks, Leslie.  Caroline, “How can we get a copy of your building energy transparency study?”

Caroline Keicher:
Ah, you can go to – if you go to buildingrating.org – let me check and make sure it’s up on the front here.  Buildingrating.org, which is our database Web site that has all the information about rating disclosure in one place, hopefully, that you would want.  If you go to Resources on our buildingrating.org page, I’m sorry – Existing Policies.  Under Existing Policies/Spotlight: Implementation Report.  That will take you to a page where the report can be downloaded, the executive summary, the press release and well as the CERD compliance guide.  So the URL for that is www.buildingrating.org/building_energy_transparency_implementation_report.  So maybe Joel can send that out to the group, but it’s on our buildingrating.org page under Existing Policies.
Joel Blaine:
Okay, great.  Yeah Caroline, if you’ll send that to me in an email I can make sure we distribute that.  One more for Leslie, “How do the small vendors offering benchmarking fit into the EPA metrics of total building benchmarks?  Do they report their statistics ____ a number of buildings and building types to you?”
Leslie Cook:
That’s a great question.  So we do ask that our service and product providers that are signed up to be an Energy Star partner, in order to be an active partner and be able to use the Energy Star partner logo, they are tracking how many buildings they’re benchmarking and representing how much in terms of square footage.  For those most active service and product providers, you can see their activity on our Web site where we have a service and product provider directory.  That is energystar.gov/spp?  I can maybe share that with Joel to send that out with the follow up.  Those are for our partners.  There may be many professionals out there that are using the tool as they work for clients.  They don’t necessarily need to report it to EPA because we’re a voluntary program. 

I would say policies like New York City’s Local Law 84 and other voluntary programs where Portfolio Manager is the driving tool to measure performance for community-wide markets, we’re seeing a lot of growth with these smaller firms so I would say we capture those that report back to us and we publish those, but there’s a lot of other activity going on that we just can’t capture in a voluntary program but we anecdotally see a lot of growth.  
Joel Blaine:
Great.  Thanks, Leslie.  Okay this one is directed at the group, “How did you overcome the issue that landlords will increase rates to address sustainability?”  Maybe Adam, do you want to take the first swing at that one?

Adam Sledd:
I guess you’re talking about rent increases because landlords are putting in sustainability features.  To some extent that’s sort of what’s in it for landlords.  We’re starting to get some data showing you can get a slightly higher rental rate and occupancy rates if you’re a landlord with an Energy Star label building or a LEED-certified building, but that’s a major impetus if you’re a landlord for landlord’s in you all’s jurisdictions to really improve your buildings.  You know the other thing is you’re talking about for the tenant, efficiency improvements and sustainability improvements, and tenants have every right to ask for anything they want, but a lot of these there’s also some data that shows you get productivity benefits, you have fewer sick days, your employees are generally happier and more comfortable.  So there’s an offset there from a tenant perspective.

And then just generally, in the lease negotiations you’re trying to align those costs and those benefits, so if you take a look at the New York City thing, you’ll see that both parties wind up benefitting long-term from these efficiency improvements and for the landlord a lot of it’s about the overall building value and the value of having an energy-efficient building that they can show off as an energy-efficient building, probably with the Energy Star label, and for the tenant it’s getting a building where your employees will be happy and productive.  I hope that addressed the issue.

Joel Blaine:
Great and maybe I can pass this over to Hilary also and then Hilary, if you could also tag onto the back of that how is the PlaNYC GGBP financed, and I think that’ll probably take us to the end of the time.
Hilary Beber:
In terms of the Greener, Greater Buildings Plan, all the laws were developed around the ____ minimal cost or to actually achieve cost savings for the building owner.  So in terms of benchmarking, like I mentioned earlier, we chose a 50,000 square foot because it many cases it can be someone on staff that the owner consents to training to learn how to do this benchmarking on behalf of themselves.  Although I just saw in Caroline’s slide the number of sustainability consulting firms that popped up, we did find _____ did take up the work for benchmarking which did generate jobs, but we originally envisioned it as something that the owner could do cost free, but we’ll see how that plays out over the next few years.


In terms of energy audits and retrocommissioning, the retrocommissioning things that the city is requiring are all items for fine-tuning and efficient operations for maintenance of a building, so it is seen as cost-effective, things that’ll have immediate paybacks in savings.  There might be – there will be an initial outlay of capital to pay for the energy audit, pay the ____ to do the retrocommissioning, but the building will ultimately be receiving energy savings.  In terms of financing for this whole package of laws, there’s a couple of things the city has in place.  The city itself doesn’t have any money.  New York City pays what we call a system benefits charge, the SBC, on our utility bills and that goes to the state entity called, NYSERDA, the New York State Energy Research and Development Authority.


NYSERDA then redistributes those funds through energy efficiency programming, and the NYSERDA has a whole slew of different programs, many of which will help supplement funding for activities related to the Greener, Greater Buildings Plan, so they did have in place a benchmarking program that helps fund some people with benchmarking.  They also have funding to cost share for energy audits and retrocommissioning, but theirs are part of larger programs, so the building decides to use NYSERDA funding, there are things that they have to do.  They most likely have to achieve an energy savings, which goes above and beyond what New York City laws call for, but overall have a greater impact for these buildings.

In terms of actual funding that the city can provide, we received one of the energy efficiency block grants and some other ____ stimulus funding and we’re using that to create an energy-revolving loan fund.  We incorporated a non-profit organization called the New York City Energy Efficiency Corporation, NYCEEC, and that is the home to our revolving loan fund and we’re just about ready to do our first transaction to provide funding to do energy retrofits.  So in the sense that it lines up with the Greener, Greater Buildings Plan, that building would have to do the energy audit to identify the retrofits, so it would tie together.  But again, the city laws don’t require the actual energy upgrades.

So there’s a lot of different funding streams out there and available and one of the things we hope NYCEEC will be able to get up and running by the end of the year is to provide an energy information center in terms of how a building owner can access these different funds.  So between NYSERDA, NYCEEC, the state rebates, federal rebates, how a building owner can navigate to really best take advantage of the different financing that’s out there and make the energy upgrades the most cost-effective possible.
Joel Blaine:
Thanks, Hilary.  Okay so that takes us about to the end of our time.  I just want to thank everybody again for joining in and especially to our presenters today.  I really appreciate your help.  That was great information.  We have a handful of questions left which I will be sending to presenters and hopefully I’ll be asking you to respond to those and I can publish those answer back out to those who asked them.  We will be getting to those questions and I thank you for leaving those.  If you would take a minute at the end here, also, to leave a little feedback, to answer that question, “What information from this or any previous benchmarking Webinar would you like more detail?”
we’d appreciate that if you’d just write feedback in that question box.  That would be great.

We will have this loaded onto our page shortly and also check the Portfolio Manager Initiative Web page for future events.  So thanks everybody, we really appreciate it.  We’ll talk to you soon.  Bye.

[End of Audio]
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